
MODERN ZONING CODE
Planning and Development Services



AGENDA
• Update on Implementation & Deployment
• Zoning Code Goals & Framework
• New Process
• Q&A



MODERN ZONING CODE:
PROCESS OVERVIEW
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NEW PLANNING WEBSITE  
PLANNING A PROJECT PAGE

Project Center 
coming soon!
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DEVELOPMENT TRACKER
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GOALS + FRAMEWORK 



MODERN ZONING CODE GOALS:

Create a variety 
of housing options 

for Boiseans

Development 
pattern that is 
less water & 

energy 
consumptive.

Create mobility 
options for 
Boiseans

Growth and 
development 
that we can 

afford.



DIRECT DEVELOPMENT WHERE THERE IS 

PLANNED PUBLIC INVESTMENT
Establish new mixed-use zones with 
strong urban design requirements in 
investment areas
• Downtown
• Identified State Street Transit Stations
• Best-In-Class Transit Routes 

(State St., Vista Ave., Fairview Ave.)

• Pathway Corridors 
(Greenbelt & Federal Way)

• Regional & Community Activity Centers
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DIRECT DEVELOPMENT:

DOWNTOWN (MX-5)
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DIRECT DEVELOPMENT:
STATE STREET TRANSIT STATIONS (MX-4)
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DIRECT DEVELOPMENT:
ACTIVE CORRIDORS (MX-3)

The Franklin 
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NEIGHBORHOOD MIXED-USE DEVELOPMENT
MX-1: Mixed-Use Neighborhood
Small/neighborhood-scale uses
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USE DEVELOPMENT TO SUPPORT PLANNED PUBLIC INVESTMENT

R-2 CONVERSION
Conversion Guidance:
• R-1 zone within 1/8 mile 

of centerline from a 
Best-in-Class Transit 
Route or designated 
“Mixed-Use” in the 
Boise Comprehensive 
Plan along a Best-In-
Class Route: R-2

• Natural or implied 
borders such as streets 
and alleys

• ~1,000 parcels (1.3% of 
all residential parcels)
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STRATEGIZE TO PRODUCE 
AFFORDABLE + SUSTAINABLE DEVELOPMENT

Neighborhood Housing Diversity:

Affordable or Sustainable Housing in R-1: Up 
to 4 units on any R-1 lot if affordable or 
sustainable

Strategic Infill: Allow up to 12 units if certain 
R-1B and R-1C lots meet location & site 
criteria

Adaptive Reuse: Parking and density 
flexibility
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MODERN ZONING 
CODE PROCESS



APPROVAL PROCESS
PROJECT TYPE CLASSIFICATIONS

TYPE 1

Simple Review

TYPE 2

Administrative
Review 

TYPE 3

Appointed Body 
Review

TYPE 4

City Council
Review

16



*Appeals of Hearing Examiner decisions go to the District Court

*
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APPLICANT

CITY/PDS

PUBLIC 
HEARING

EARLY ASSISTANCE
PDS determines the 

applicant’s project type. CONCEPT REVIEW
PDS reviews project vision/

site plan and produces a 
summary report.

START HERE
Applicant contacts 
PDS about project. 

Applicant designs 
their project further. 

Applicant designs 
their project further. 

A  case number (PLN)
 is created in Accela.

TYPE 1 & 2A APPS 
submitted for 
Administrative Approval.

Applicant 
notifies 
neighbors. 

Applicant uploads results of 
the neighborhood meeting.

NEIGHBORHOOD REVIEW*
Applicant gathers feedback 

about their proposal.

INTERDEPARTMENTAL REVIEW ( IDR) 
Applicant reviews the project 

with PDS and agency partners.
Applicant 

requests an IDR.

PROJECT TYPE 
DETERMINES NECESSARY COMMISSIONS 

Responsibilities of each body and the decisions they make will not change.

DESIGN REVIEW 
COMMISSION

HISTORIC 
PRESERVATION 
COMMISSION

PLANNING 
& ZONING 

COMMISSION

CITY COUNCIL
Approves all Type 4 and 

most Type 3 applications.

*Note: Type 2b applications do not require a neighborhood review and proceed directly to the IDR

Project (PLN) is displayed on the 
Community Development Tracker.

TYPE 2B APPS 
submitted for Administrative Approval.

A new HEARING EXAMINER 
will review variances and 

Type 2 appeals.

APPLICANT 
submits application.

OUR PROCESS AT A GLANCE

*Note: Type 2b applications do not require a neighborhood review and proceed directly to the IDR



EARLY ASSISTANCE

Who
• Development 

Services

Why
• Early Assistance 

helps us track 
information 
earlier and 
provide better 
customer service 
to facilitate 
quality projects

How
• Account is 

created in 
Accela by 
applicant or 
staff and PLN is 
created

19



CONCEPT REVIEW

Who
• Development 

Services Team 
• Other planners from 

PDS teams when 
needed

Why
• Provides the 

opportunity to 
present a proposal 
in a collaborative, 
flexible, and 
iterative 
environment to 
identify benefits and 
concerns for the 
applicant to 
consider

How
• Applicant needs a 

project with a site 
plan and description
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NEIGHBORHOOD REVIEW

Who
•Neighbors and applicant 

Why
•Obtain feedback from 

the neighborhood earlier 
in the application 
process

•Ensure transparency in 
public feedback 
between the applicant 
and city

•Encourage open 
communication between 
neighbors and applicant

How
•Advertise the 

neighborhood meeting
•Conduct a neighborhood 

meeting (hybrid meetings 
allowed)

•Providing the opportunity 
for community input

•Applicant compiles & 
submits feedback 
received
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INTERDEPARTMENTAL REVIEW (IDR)

Who
• Internal

•Public Works
•Boise Fire
•Boise Police
•Parks & Rec

•External
•ACHD
•ITD
•CCDC
•VRT
•Other agencies necessary

Why
• A chance to 

collaborate on projects 
on an individual basis 
to address the project 
wholistically

How
• Weekly IDR meeting 

with agencies, partners 
and applicants
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Application
Posted on 

Community 
Development 

Tracker

Mailed notice of 
Neighborhood 

Meeting 
(Applicant)

Transmittal to 
Neighborhood 
Associations & 

Agencies

Mailed notice 
upon approval 

(City)

Mailed notice of 
Public Hearing 

(City)

Type 1
Simple Review

If Concept Review 
is required No No No N/A

Type 2
Administrative Review Yes No Yes Adjacent 

properties N/A

Type 3
Appointed Body 

Review
Yes Standard: 300 feet Yes No Standard: 300 feet

Type 3 -  Variance Yes
Standard: 
Adjacent 
properties

Yes No
Standard: 
Adjacent 
properties

Type 4
City Council Review Yes Standard: 500 feet Yes No Standard: 500 feet

Type 4 – 
Subdivision Plat (2 
or more parcels)

Yes No Yes No 5 acres or greater: 
500 feet

NOTIFICATIONS
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NEXT STEPS



CODE TRANSITION SCHEDULE

December 1
•Modern Zoning Code went into 

effect
•All applications received prior to 

Dec 1st will be reviewed under 
Legacy Code

February
•Legacy code will be at 

commissions + city council

March
•Modern Zoning code projects will 

begin at commissions and city 
council

*Disclaimer: These dates are subject to change based off current application needs
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CITY COUNCIL DIRECTION
AND NEXT STEPS
• December 1 implementation
• Return to City Council within 1 year to 

discuss effectiveness and make 
appropriate amendments

• Continue outreach with the community
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Questions + 
Comments
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